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Chapter 1. Comprehensive Plan Overview  

 
INTRODUCTION 

 
The Clay County Comprehensive Plan is an official public document adopted by the /ƻǳƴǘȅΩǎ 
Planning and Zoning Commission for the physical development of the unincorporated area of 
/ƭŀȅ /ƻǳƴǘȅΣ aƛǎǎƻǳǊƛΦ ¢ƘŜ /ƻƳǇǊŜƘŜƴǎƛǾŜ tƭŀƴ όŀƭǎƻ ǊŜŦŜǊǊŜŘ ǘƻ ŀǎ άǘƘŜ tƭŀƴέύ ƛƴŘƛŎŀǘŜǎΣ ƛƴ 
general, how citizens want the County to improve and grow in both the near-term as well as a 
longer-term up to the next 10 years. The Plan is a rational and comprehensive guide for 
physical development that fosters quality growth, conservation and preservation of natural 
resources, and development throughout the County and its unincorporated planning area. 

 
Clay County is a first class, non-charter county regulating land use under authority granted 
second and third class counties in the Missouri Revised Statutes, Chapter 64, et. seq.Υ ά¢ƘŜ 
county planning commission shall have power to make, adopt and publish an official master 
plan of the County . . Φέ These statutes provide the authority for Clay County to prepare and 
adopt a άaŀǎǘŜǊ tƭŀƴέ (or comprehensive plan) through the same basic process as it has in the 
past. 

 

Since adoption of the 1997 Comprehensive Plan, Clay County has long maintained an active, 

professional planning and zoning program and the Plan has been routinely updated, most 

recently in November, 2001. In June, 2003 the County adopted the Land  Development  Code 

which sets forth the /ƻǳƴǘȅΩǎ Zoning and Subdivision regulations as an implementation tool 

of the Comprehensive Plan. Amendments include through 2007. 

 
In addition, the County has completed studies and adopted other plans in recent years that 

have been instrumental in shaping recent development efforts, including: 

¶ Clay County Airport Land Use Study 1994, 

¶ Highway 69 Corridor 1999, 

¶ Northland Trails Vision Plan 2001, and 

¶ Parks System Master Plan 2003. 

 
The 2008 update of the 1997 Comprehensive Plan comes at a critical juncture in Clay /ƻǳƴǘȅΩǎ 

history. The Plan continues a process whereby Clay Countyτas a rapidly urbanizing areaτis 

poised for continued growth and development, and renewed partnerships with residents, 

businesses, and the various incorporated communities located throughout the County. The 

tƭŀƴΩǎ ǳƴŘŜǊƭȅƛƴƎ ǇǳǊǇƻǎŜ ƛǎ ǘƻ ǇǊŜǎŜǊǾŜ ŀƴŘ ŜƴƘŀƴŎŜ ƛƴǾŜǎǘƳŜƴǘ ōȅ ŀƭƭ ŎƛǘƛȊŜƴǎ ǿƘƛƭŜ 

providing the foundation for quality economic growth and stability. Such actions will result in 

a safe and healthful environment for future generations. 
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The Participation Process  
In order to engage the public in the planning process, a participation structure of stakeholder 
groups, landowners, community leaders, developers, appointed and elected officials, 
municipal representatives, and members of the public at-large was established to provide 
input and build agreement on principles and specific recommendations for the plan. 
Appendix A and Appendix B contain a summary of the public workshops held as part of the 
process for preparing this Plan. The public participation process included the following: 

¶ An interactive public Focus Session workshop was conducted on December 19, 2006 
for community stakeholders to identify and prioritize critical planning issues facing 
Clay County both now and in the future. The meeting allowed participants to begin 
building consensus on the key community planning issues. 

¶ An interactive public Charrette workshop was conducted on February 20, 2007 in 
which small groups discussed the key planning issues identified at the Focus Session 
and provided planning policy recommendations to address those issues. 

¶ Individual stakeholder meetings were conducted with key community individuals to 
provide the project consultants and County staff with additional input and supporting 
documentation about how to best plan for the /ƻǳƴǘȅΩǎ future. 

¶ Work sessions open to the public were conducted with the County Planning and 
Zoning Commission during the spring and summer 2007 to discuss and refine 

recommendations for the 
Comprehensive Plan. 

 

A community opinion survey was 
conducted with residents of Clay 
County to address public opinions 
related to both the plan update and 
countywide levels of satisfaction with 
county services (Ref. Appendix B ). 
The survey results will provide an 
invaluable comparison of 
countywide opinions with the 
facilitated workshop results during 
the 2007 plan update. 

 

 
Plan Contents  

The Missouri Revised Statutes are permissive, not prescriptive when indicating the contents of 
ǘƘŜ tƭŀƴΣ ǎŀȅƛƴƎ ǘƘŀǘ ƛǘ άƳŀȅ ƛƴŎƭǳŘŜέ ŀ ǾŀǊƛŜǘȅ ƻŦ ŜƭŜƳŜƴǘǎΣ ŀƳƻƴƎ ǘƘŜƳ άǎǘǳŘƛŜǎ ŀƴŘ 
recommendations relative to the locations, character and extent of highways . . . and other 
transportation routes, . . . parks and, . . . and projects affecting conservation of natural 
ǊŜǎƻǳǊŎŜǎΦέ όwŜŦ. the Missouri Revised Statutes, Section 64.550). 

 
The Comprehensive Plan for Clay County includes multiple sections, all of which must be 
considered to interpret the Plan intent: 

¶ Planning Purpose and Land Use Issues; 
¶ Demographics and Existing Conditions, including Economic Trends; 



¶ Major Roadway Plan; 

¶ Future Land Use; 
¶ Goals, Objectives, and Policies; 

¶ Economic Developmentτfocusing on the County airport; and 

¶ Implementation Recommendations. 

HOW THE COMPREHENSIVE PLAN IS USED 

Clay County is a large, diverse community. In the future, successful growth and open space 
preservation in Clay County will be achieved by community leaders and citizens who use the 
Comprehensive Plan as a guide. As the official policy guide for growth and development in 
unincorporated Clay County, the Comprehensive Plan includes goals, objectives, and polices 
ǊŜŦƭŜŎǘƛƴƎ ǘƘŜ /ƻǳƴǘȅΩǎ ƻǾŜǊŀƭƭ ŘƛǊŜŎǘƛƻƴ ǿƘŜƴ ǇƭŀƴƴƛƴƎ ŦƻǊ ƎǊƻǿǘƘΦ ¢ƘŜ tƭŀƴ ŀƭǎƻ ǇǊŜǎŜƴǘǎ 
recommendations for how to implement the policies. 

 
The Comprehensive Plan is the legal framework on which the /ƻǳƴǘȅΩǎ zoning and subdivision 
regulations in the Land Development Code are enacted and amended by the County 
Commission upon recommendation from the County Planning and Zoning Commission. 
These regulatory ordinances shape the location, type, ǉǳŀƭƛǘȅΣ ŀƴŘ ǊŀƴƎŜ ƻŦ ǘƘŜ /ƻǳƴǘȅΩǎ 
physical development. 

 

Public Benefits of the Plan  

Local governments have a broad ability to mitigate the public impact of private development 
and promote the public welfare. The legitimate right of government to legislate land use for 
the protection and promotion of the public welfare must be balanced with a property ƻǿƴŜǊΩǎ 
rights to promote the reasonable economic use of his property. The Plan will balance the 
interests of all parties: considering the needs of individual property owners while promoting 
the good of the community-at-large. 

 

Jurisdictional Responsibility  

The Clay County Planning and Zoning Commission and the County Commission are 
responsible for managing the growth and development of the /ƻǳƴǘȅΩǎ unincorporated area. 
This role includes a multi-jurisdictional responsibility to coordinate the plans and aspirations 
of all the districts and cities in the County and require unincorporated development that is 
responsive to the plans of adjacent municipalities. Growth management must allow the 
jurisdictions now providing or ultimately providing water, sanitary sewer, public safety, and 
education services the ability to do so in a cost effective manner. Development must occur in 
a manner that results in a logical urban pattern with long-term value rather than short-term 
gains. Without the long-term vision and coordination between municipalities, development 
decisions will result in haphazard suburbanization of the County that consumes prime 
agricultural lands, impacts natural resources and environmentally sensitive areas, and 
increases traffic congestion. 

 

Role of the Planning and Zoning Commission  

The Planning and Zoning Commission is primarily an advisory body for the unincorporated 
area of Clay County. Under the Land  Development  Code , a primary duty of the Planning and 
Zoning Commission is to hold public hearings where public opinion can be expressed. In this 
sense, the Planning and Zoning Commission is a sounding board for community attitudes 
toward development. The Commission is required to adopt a recommendation to the County 
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Commission regarding rezoning and subdivision of land, conditional use permits, and text 
amendments to the Land Development Code . Similarly, by Missouri statutes, in order to 
implement land use regulations, the Planning and Zoning Commission must adopt a 
Comprehensive Plan for the physical development of the County following a public hearing. 

 

Role of the County Commission in Planning and Zoning  

The County Commission is responsible for enacting and amending the Land  Development 

Code  after consideration of the recommendations of the Planning and Zoning Commission. 
This responsibility includes amendments to the zoning map for unincorporated Clay County. 
The County Commission does not have a direct role in regard to the Comprehensive Plan. By 
statute, the preparation, adoption, and implementation of the Comprehensive Plan is the role 
of the Planning and Zoning Commission. 

 

Role of the Board of Zoning Adjustment  

The Clay County Board of Zoning Adjustment (BZA) was created pursuant to the Missouri 
Revised Statutes 64.660 and consists of five residents of the County, including no more than 
two residents of the incorporated area of the County and no more than one member of the 
Planning and Zoning Commission. The role of the BZA is primarily a quasi-judicial body rather 
than an advisory or legislative one. 

BASIS OF DECISION MAKING 

 
In administering the plan, zoning, and subdivision regulations, the Clay County Planning and 
Zoning Commission follows rules and procedures, as set forth in their commission bylaws. It is 
crucial that the decisions of the commission are made fairly and that they have the    
appearance of fairness. The credibility of the Planning and Zoning Commission, its 
subcommittees, and public support for zoning and subdivision regulations in general, will   
erode if there is an appearance of unfairness or impropriety in members of these public   
bodies. For this reason, it is important that its code of conduct be followed as closely as 
possible. 
1. Serve the Public Interest. The primary obligation of Planning and Zoning Commission 

members and planning staff is to serve the public interest. 
 

2. Support Citizen Participation in Planning. Because the definition of the public interest 
is modified continuously, Planning and Zoning Commission members and planning 

staff must recognize the right of 
citizens to seek to influence planning 
decisions that affect their well being. 
Members should encourage a forum 
for meaningful citizen participation 
and expression in the planning process 
and assist in clarifying community 
goals, objectives, and policies. 

 
3. Recognize the Comprehensive 
and Long Range Nature of Planning 
Decisions. Planning and Zoning 



Commission members and planning staff should recognize and give special 
consideration to the comprehensive and long-range nature of planning decisions. 
Planning and Zoning Commission members and planning staff must seek to balance 
and integrate physical (including historical, cultural, and natural), economic, and social 
characteristics of the community or area affected by those decisions. Planning and 
Zoning Commission members and the planning staff must gather all relevant facts, 
consider responsible alternative approaches, and evaluate the means of 
accomplishing them. Planning and Zoning Commission members and planning staff 
should expressly evaluate foreseeable consequences before making a 
recommendation or decision. 

 
4. Expand Choice and Opportunity for All Persons. Planning and Zoning Commission 

members and planning staff should strive to make decisions which increase choice 
and opportunity for all persons; recognize a special responsibility to plan for the needs 
of disadvantaged people; and urge that policies, institutions, and decisions which 
restrict choices and opportunities be changed. 

 
5. Facilities Coordination Through the Planning Process. Planning and Zoning 

Commission members and planning staff must encourage coordination of the 
planning process. The planning process should enable those concerned with an issue 
to learn what other participants are doing, thus permitting coordination of activities 
and efforts and accommodation of interests. Planning and Zoning Commission 
members and planning staff should strive to ensure that individuals receive adequate 
information far enough in advance of the decision to allow their meaningful 
participation. Citizens as well as public and private agencies likely to be affected by a 
prospective planning decision should have access to this information. 

 
6. Avoid Conflict of Interest. To avoid conflict of interest and even the appearance of 

impropriety, Planning and Zoning Commission members who may receive some 
private benefit from a public planning decision must not participate in that decision. 
The private benefit may be direct or indirect, create a material personal gain, or 
provide an advantage to an immediate relation. A member with a conflict of interest 
must make that interest public, abstain from voting on the matter, not participate in 
any deliberations on the matter, and step down from the Planning and Zoning 
Commission and not participate as a member of the public when such deliberations 
are to take place. The member must not discuss the matter privately with any other 
member voting on the matter. 

 
7. Render Thorough and Diligent Planning Service. Planning and Zoning Commission 

members and planning staff must render thorough and diligent planning service. 
Should a Planning and Zoning Commission member or members of staff believe they 
can no longer render such service in a thorough and diligent manner, they should 
resign from the position. If a member has not sufficiently reviewed relevant facts and 
advice affecting a public planning decision, the member must not participate in that 
decision. 

 
8. Not Seek or Offer Favors. Planning and Zoning Commission members and members 

of staff must seek no favor. Planning and Zoning Commission members and planning 
staff must not directly or indirectly solicit any gift or accept or receive any gift (whether 
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in money, services, loans, travel, entertainment, hospitality, promises, or in some other 
form) under circumstances in which it could be reasonably inferred that the gift was 
intended or could reasonably be expected to be intended to influence them in the 
performance of their duties; or that it was intended or could reasonably be construed 
to be intended as a reward for any recommendation or decision on their part. 
Individuals must not offer any gifts or favors intended to influence the 
recommendation or decision of Planning and Zoning Commission members or 
planning staff. 

 
9. Not Disclose or Improperly Use Confidential Information for Financial Gain. Planning 

and Zoning Commission members and planning staff must not disclose or use 
confidential information obtained in the course of their planning duties for financial or 
other gain. A Planning and Zoning Commission member or staff must not disclose to 
others confidential information acquired in the course of their duties or use it to  
further a personal interest. Exceptions to this requirement of non-disclosure may be 
made only when (a) required by process of law, (b) required to prevent a clear   
violation of law, or (c) required to prevent substantial injury to the public. Disclosure 
pursuant to (b) and (c) must not be made until after the Planning and Zoning 
Commission member or member of staff has made reasonable efforts to verify the  
facts and issues involved, obtain reconsideration of the matter, and obtain separate 
opinions on the issue from other planners or officials. 

 
10. Ensure Access to Public Planning Reports and Studies on an Equal Basis. Planning and 

Zoning Commission members and planning staff must ensure that reports and records 
of the public planning body are open equally to all members of the public. All non- 
confidential information available to a member or planning staff must be made 
available in the same form to the public in a timely manner at reasonable or no cost. 

 
11. Ensure Full Disclosure at Public Hearings. Planning and Zoning Commission members 

and staff members must ensure that the presentation of information on behalf of any 
party to a planning question occurs only at the scheduled public hearing on the 
question, not in private, unofficially, or with other interested parties absent. The 
official must make partisan information regarding the question (received in the mail, 
by telephone or other communication) part of the public record. The Planning and 
Zoning Commission Chairman, at the commencement of each public hearing, should 
ask if any member has received any ex-parte communication. If any member has 
received ex-parte communication concerning the application at hand, that member 
must describe the nature of the information received. 

 
12. Maintain Public Confidence.  A Planning and Zoning Commission member or member  

of staff must conduct himself/herself publicly so as to maintain public confidence in  
the public planning body, and the official's performance of the public trust. 



CHAPTER 2. EX ISTING CONDITIONS  

INTRODUCTION 

 
Environmental characteristics in Clay County play a significant role in the location and cost of 
new development. Significant barriers to development in some portions of the County 
include floodplains and severe slopes. The metropolitan regional planning council for the bi- 
state Kansas City area, Mid-America Regional Council (MARC) has developed an inventory of 
digital map data showing valuable natural resource assets and ecological features in the 
Kansas City region, including Clay County. This data is intended to provide a framework for 
environmental planning at local and regional levels. 

 

Codes, Plans and Studies in Clay County  

¶ 1997 Clay County Comprehensive Plan (last amended 2001) 

¶ Park System Master Plan 

¶ Northland Trails Plan 

¶ Land Development Code 
 

The Clay County Land Development Code applies to all development, public and private, 
within unincorporated County. All structures and land uses constructed or commenced and all 
enlargements of, additions to, changes in and relocations of existing structures and uses after 
adoption of the code, and amendments, must comply with the Land Development Code. The 
code is an implementation tool for the Comprehensive Plan. To help implement the 
Comprehensive Plan the County has adopted a series of overlay districts into the Land 
Development Code as listed below: 

 

District Name Type 

CD Conservation District Overlay District 

PUD Planned Unit Development Overlay District 

A-O Clay County Regional Airport Area Overlay 

OP Open Space/Trails/Parks/Public Uses District 

 
The Purpose of the Conservation District is to encourage state-of-the-art alternatives (e.g. 
cluster-style development in conjunction with conserving open space) to conventional 
subdivision design in order to preserve and maintain the natural features and rural amenities in 
the County through better site selection and better site design. The concept of Conservation 
Districts was adopted in November 2001 by the Clay County Planning and Zoning Commission 
as an amendment to the 1997 Clay County Comprehensive Plan. 

 
The Planned Unit Development (PUD) district is an overlay zoning district that permits greater 
flexibility of land planning and site design than conventional zoning districts. Its intended use is 
for design-oriented developments, commercial, industrial and mixed-use developments. 

 

The Airport Area Overlay District (A-O) regulations serve to implement the goals, policies and 
strategies of the Airport Land Use Study and the U.S. 69 Highway Corridor Study in the 1997 
Comprehensive Plan, and are summarized in Chapter 6. 
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The purpose of the Open Space, Trails, and Parks Master Plan District is to provide intentional 
and organized development of park and recreational facilities for the residents of Clay County. 
The overall goal is to provide connections between historical sites, connections between 
neighborhoods, and provide ample open space for recreation. The location of trails within 
Clay County is planned for in the Northland Trails Master Plan adopted jointly by Clay County 
and Platte County; and location of parks in Clay County is planned for in the Parks Master Plan 
adopted by Clay County. The Significant Parks Map and the Northland Trails Plan Map both 
follow Chapter  4. 

 

Soils  

Clay County is located in the general soil area of Missouri labeled άŘŜŜǇ Loess 5ǊƛŦǘέΦ The Soil 

Survey of Clay  and  Ray Counties  published in 1986 by the US Department of Agriculture lists 
34 soil series in Clay and Ray Counties. Clay County is further defined into eight (8) general soil 
associations, with the most widespread being the Sharpsburg-Macksburg association, the 
Knox-Sibley association, and the Armster-Lagonda-Sharpsburg association. 

 
Of the 34 soil series present in the County, 27 are considered prime farmland soils. Urban or 
built-up areas of the soils are not considered prime farmland. Some of the 27 soils are 
considered prime farmland only under certain conditions.  The majority of prime farmland in  
the County lies in the upland ridgetops (that have a slope of 2 to 5 percent), and on the alluvial 
soils in the floodplains along the Missouri River and its tributaries. 

 

Mineral Resources  

The geologic formations in Clay County are the Lansing Group and the Kansas City Group.  
These two groups are generally described as having the potential for production of quarried 
limestone materials such as riprap, road surface material, and products for the manufacture of 
cement. In addition, the Kansas City Group contains irregular or thin beds of high sulfur  
content coal.  Neither fossil nor non-fossil mineral resources are actively being extracted in  
Clay County. 

 

Slopes  

Slopes greater than 15 percent are generally considered a severe limitation for residential 
development. In the eastern portion of the County steep slopes occur along the edges of the 
floodplains and north of Excelsior Springs. (Ref. Natural Features Map)  

 

Bedrock  

The presence of bedrock near the surface can significantly increase development costs and 
may make new development prohibitive due to excavation costs. The shallow bedrock in Clay 
County that may interfere with excavation is mostly soft and rippable with the aid of 
commonly used construction equipment such as a backhoe. 

 

Woodlands  

The identified deciduous forest and woodlands of the County are shown in an inventory 
published by MARC, which the County may reference for consideration when evaluating site 
plans and plats to help conserve the natural resources of the County. 



 

Prime Farmland  

Prime farmland is one of several kinds of important farmland defined by the U.S. Department  
of Agriculture. It is of major importance in providing the nation's short and long-range needs  
for food and fiber. The acreage of high-quality farmland is limited, and the U.S. Department of 
Agriculture recognizes that government at local, state, and federal levels, as well as   
individuals, must encourage and facilitate the wise use of our nation's prime farmland. 

 

According to the American Farmland Trust, farmlands should be preserved for the following 
reasons: 

¶ National  Economy  and  World  Food  Security.  The U.S. food and farming system 
contributes nearly $1 trillion to our national economyτmore than 13 percent of the 
gross domestic productτand employs 17 percent of the labor force. World consumers 
of U.S. agricultural exports are expected to increase their purchases in the future. With 
a rapidly increasing world population and expanding global markets, saving American 
farmland is a prudent investment in the world food supply and an economic 
opportunity. 

 

¶ Protection of the Environment. Well-managed agricultural land supplies important 
non-market goods and services. Farm and ranch lands provide food and cover for 
wildlife, help control flooding, protect wetlands and watersheds and maintain air 
quality. They can absorb and filter wastewater and provide groundwater recharge. 
New energy crops even have the potential to replace fossil fuels. 

 

¶ Fresh, Healthy  Food  and  Strong Communities.  Farms closest to our cities, and 
directly in the path of development, produce much of our fresh foodτ63 percent of 
our dairy products and 86 percent of fruits and vegetables. And for many Americans, 
compelling reasons for saving farmland have to do with protecting the quality of life in 
their communitiesτscenic and cultural landscapes, farmers' markets, recreational 
opportunities, local jobs and community businesses. 

 

¶ Fiscal Stability  for Local  Governments.  New development requires services such as 
schools, roads and fire/police protection, whereas privately owned and managed 
agricultural land requires very few services. Cost of Community Services (COCS)  
studies show that, nationwide, farm, forest and open lands more than pay for the 
municipal services they require, while taxes on residential uses, on average, fail to 
cover costs. 

 
Prime farmland soils, as defined by the U.S. Department of Agriculture, are soils that are best 
suited to producing food, feed, forage, fiber, and oilseed crops. Such soils have properties that 
are favorable for the economic production of sustained high yields of crops. Prime farmland 
soils produce the highest yields with minimal inputs of energy and economic resources, and 
farming these soils results in the least damage to the environment. 

 

Prime farmland soils may presently be used as cropland, pasture, or woodland, or they may be 
in other uses. Urban or built-up land and water areas cannot be considered prime farmland. 
Prime farmland soils usually get an adequate and dependable supply of moisture from 
precipitation or irrigation. The temperature and growing season are favorable. The acidity or 
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alkalinity level of the soils is acceptable. The soils have few or no rocks and are permeable to 
water and air. They are not excessively erodible or saturated with water for long periods and 
are not frequently flooded during the growing season. The slope ranges mainly from 0 to 6 
percent. 

 
About 37,000 acres, or nearly 20 percent of unincorporated Clay County, meets the soil 
requirements for prime farmland. An additional 46,000 acres in Clay County meet the 
requirements only in areas where the soil is drained. Areas are scattered throughout the 
County, but the largest acreages are in soils associations 2, 3 and 8 on the general soil map 
published by the USDA Soil Conservation Service for Clay County. Crops grown on this land, 
mainly corn and soybeans, account for about two-thirds of the total agricultural income of the 
County each year. 

 
The urbanizing areas of Clay County have experienced conversion of prime farmland to 
residential and other urban uses. The loss of prime farmland places greater pressure on 
marginal lands, which generally are more erodible, droughty, difficult to cultivate and are 
generally less productive. 

 

Soils map units that make up prime farmland in Clay County are listed in Table  2.1. This list 
does not constitute a recommendation for a particular land use. 

 

Table 2.1: Prime Farmland in Clay County  

Map * 

Symbol  

Soil Name  Map 

Symbol  

Soil Name  

1B Sibley Silt Loam, 2 to 5 percent slopes 56B Grundy silt loam, 2 to 5 percent slopes 

1C Sibley Silt Loam, 5 to 9 percent slopes 71 Aholt clay (where drained) 

6B Sharpsburg Silt Loam, 2 to 5 percent slopes 72 Dockery silt loam 

13B Sampsel silt loam, 2 to 5 percent slopes 73 Leta silty clay 

24B Lagonda silt loam, 2 to 5 percent slopes 74 Levasy silty clay (where drained) 

26B Lagoda silt loam, 2 to 5 percent slopes 75 Norbone very fine sandy loam 

31 Colo silty clay loam (where drained) 80 Landes fine sandy loam 

33 Zook silty clay loam (where drained) 81 Waldron silty clay (where drained) 

35 Booker silty clay loam (where drained) 82 Parkville silty clay 

36 Bremer silt loam (where drained) 83 Haynie silt loam 

37 Moniteau silt loam (where drained) 87 Modale silt loam 

38 Wiota silt loam 88 Gilliam silt loam 

39 Nodaway silt loam 90 Wabash silty clay (where drained) 
  92 Cotter silt loam 

Source: Soil Conservation Service 
*  Symbols published by the SCS for each soil association 

 

Floodplains  

Significant flood prone areas in unincorporated Clay County exist in the Smithville Lake 
planning area and along the Missouri and Fishing Rivers and their tributaries. In the Smithville 
Lake planning area the floodplain boundaries run along the Little Platte River, First and 
Second Creeks, Wilkerson Creek, and the Rocky, Owens, and Camp Branches. The balance of 
the flood hazards are included within the floodplain of the Smithville Reservoir. 



FEMA Regulation of Levee -Protected Floodplains  
Levees, usually earthen embankments, are designed and constructed to contain, control, or 
divert the flow of water so as to provide protection from temporary flooding. Levees are 
designed to provide a specific level of protection, such as the 100-year flood event, not 
necessary full protection: 

¶ They can be overtopped or fail in larger flood events. 

¶ Levees also decay over time. 
¶ They require regular maintenance and periodic upgrades to retain their level of 

protection. 
 

When levees fail in larger flood events, they fail catastrophically. The damage may be more 
significant than if the levee had not been there. For all these reasons, the flood risk of 
development behind levees must be evaluated. Before a levee can be shown as providing a 
level of protection for the one-percent-annual-chance flood, it must meet the Department of 
IƻƳŜƭŀƴŘ {ŜŎǳǊƛǘȅΩǎ CŜŘŜǊŀƭ 9ƳŜǊƎŜƴŎȅ aŀƴŀƎŜƳŜƴǘ !ƎŜƴŎȅ όC9a!ύ ŀŎŎǊŜŘƛǘŀǘƛƻƴ ŎǊƛǘŜǊƛŀΦ Lǘ  
is important to note that accrediting a levee does not guarantee protection. 

 
FEMA establishes criteria for levee accreditation and identifies risk levels through flood 
analysis and mapping projects. FEMA manages the National Flood Insurance Program (NFIP), 
the cornerstone of the bŀǘƛƻƴΩǎ strategy for preparing communities for flood disasters. FEMA 

also produces Flood Insurance Rate 
Maps (FIRMs) that delineate the 
floodplain and regulatory floodway 
boundaries, base flood elevations, 
and insurance risk zones. FIRMs are 
an essential tool by which States 
and communities evaluate their 
flood risks to manage development 
in the floodplain, insurance agents 
properly rate flood insurance 
policies, and lending institutions 
and Federal agencies determine 
flood insurance requirements. 
Identifying the risks behind levees 
is an important element of FIRMs. 

 
The U.S. Army Corps of Engineers 
όάǘƘŜ /ƻǊǇǎέύ ƛǎ ǊŜǎǇƻƴǎƛōƭŜ ŦƻǊ 
building and maintaining Corp- 
owned levees, and for inspecting 

those structures in the programs to determine their level of maintenance. 
 

The County Airport and Floodplain Regulation  
Clay County has long participated in federal flood insurance programs and as such, has 
adopted the floodplain management ordinances required of all participants. These 
ordinances are designed to minimize damage to homes and businesses located in Special 
Flood Hazard Areas. In areas behind levees that are mapped as Special Flood Hazard Areas, 
the NFIP requires all new or substantially improved buildings to be constructed to or above 
the elevation of the one percent annual-chance-flood. 
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Special Flood Hazard Areas ñFEMA Definitions 
 

¶ A FEMA-identified high-risk flood area where flood 
insurance is mandatory. 

¶ An area of special flood hazard where the land is in the 
flood plain within a community subject to a 1 percent or 
greater chance of flooding in any given year. 

¶ An area having special flood, mudflow, or flood-related 
erosion hazards, and shown on a Flood Hazard Boundary 
Map or a Flood Insurance Rate Map (FIRM) as Zone A, AO, 
A1-A30, AE, A99, AH, AR, AR/A, AR/AE, AR/AH, AR/AO, 
AR/A1-A30, V1-V30, VE, or V. 

 

Flood Insurance Rate Maps (FIRMs) cannot reflect every 
variation in the physical geography of an area. Therefore, a 
FIRM occasionally will show a property as being in a Special 
Flood Hazard Area (SFHA), even though the building may be 
above the Base Flood Elevation (BFE). 
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¢ƘŜ ŀǊŜŀ ŀǊƻǳƴŘ ǘƘŜ /ƻǳƴǘȅΩǎ aƛŘǿŜǎǘ bŀǘƛƻƴŀƭ !ƛǊ /ŜƴǘŜǊ όŦƻǊƳŜǊƭȅ ǘƘŜ ά/ƭŀȅ /ƻǳƴǘȅ wŜƎƛƻƴŀƭ 
!ƛǊǇƻǊǘέύ ƛǎ ǎǳŎƘ ŀƴ ŀǊŜŀΥ ƛǘ ƛǎ ǇǊƻǘŜŎǘŜŘ ōȅ ŀ ƭŜǾŜŜΦ 9ǾŜƴ ǿƛǘƘ ƭŜǾŜŜ ǇǊƻǘŜŎǘƛƻƴΣ ƘƻǿŜǾŜǊΣ ǘƘŜ 
land is still considered to be in the floodplain. The levee-protected areas around the County 
airportτdepending on the condition of the levees, their maintenance record etc.τmay be 
ŎƭŀǎǎƛŦƛŜŘ ŀǎ άƭƻǿ-to-ƳƻŘŜǊŀǘŜ Ǌƛǎƪέ ƛƴ ǘƘŜ ŦǳǘǳǊŜ όŀǎ ŘƛǎǘƛƴŎǘ ŦǊƻƳ ŀǊŜŀǎ ǿƛǘƘƻǳǘ ƭŜǾŜŜ 
protection which will remain high-risk zones). (Ref. Chapter 6 for more detail about 

Midwest  National  Air Center) . 
 

The reason the Midwest 
National Air Center(MNAC) 
floodplain may be  classified 
ŀǎ άƭƻǿ-to-ƳƻŘŜǊŀǘŜ Ǌƛǎƪέ ƛǎ 
that FEMA is remapping flood 
hazard areas across the 
Nation.  In areas behind 
levees that are mapped as 
low-to-moderate risk areas, 
no NFIP floodplain 
management requirements 
would be mandatory; 

however, appropriate precautions would still be recommended, as the risks remain for 
overtopping or failure of the levee (Ref. Figure 2-1: Midwest  National  Air Center).  See Chapters 
4 and 6 for future air center plans. 

 
In summation, economic development opportunities at the County airport should take into 
account the floodplain regulations, up to and including levee maintenance. Regardless of any 
future remapping or re-designation of risk, certain measures are strongly recommended for 
the airport floodplain: 

Â Construction to meet floodplain guidelines, including improved buildings above the 
elevation of the one percent annual-chance-flood, 

Â Purchase of flood insurance, and 
Â Adherence to evacuation procedures. 

 
FEMA offers federally backed flood insurance through the National Flood Insurance Program 
(NFIP). In many low-to-moderate risk areas, businesses are eligible for reduced-cost Preferred 
Risk Policies (PRP). Areas behind levees that are credited as protecting against the one- 
percent-annual-ŎƘŀƴŎŜ ŦƭƻƻŘ ǿƛƭƭ ōŜ ƳŀǇǇŜŘ ŀǎ ŀǊŜŀǎ ƻŦ άƳƻŘŜǊŀǘŜ Ǌƛǎƪέ ŀƴŘ ǿƛƭƭ ƴƻǘ ōŜ 
required to have insurance coverage. However, while not requiring it, FEMA recommends 
flood insurance for all properties behind levees; and, Clay County should follow those 
recommendations. 

 
Groundwater  

Water is within six feet of the ground surface in predominantly the southeast portion of the 
County. The water table is considered close to the surface when at least a six-inch water 
saturated zone is present for at least a two week period. Both perched and apparent water are 
prevalent in lowlands and are actually underground  drainageways  emptying  into  local 
streams, creeks, and rivers. Perched water tables are actually stagnant pools, sometimes called 
meteoric waters, and generally occur in upland areas. For the most part, Clay County has an 
inadequate ground water supply for most development and therefore new development 

 
Sustainability and Floodplains  
Sustainability should be incorporated into floodplain management by 
communities. Sustainability is development that maintains or enhances 
economic opportunity and community well-being while respecting, 
protecting, and restoring the natural environment on which people and 
economies depend (Ref. Appendix C). For a community to make wise 
land use decisions, flood risk must be accurately identified and 
considered in floodplain development; and the best way to do that is in 
context with sustainability principles and policies. 



must depend on rural or municipal water systems. Groundwater quality must be protected for 
food production and food security in the future. 

 

Figure 2-1 

Existing Midwest National Air Center  
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PUBLIC UTILITIES 

 
Residents and businesses in Clay County are served by municipal utility services, as well as 
county public water and sewer districts. 

 

County Common Sewer District  

At the recommendation of the County Health Department and the 1997 Comprehensive Plan, 
the Clay County Commission appointed a task force in 1997 to study the issue of sewers for   
the unincorporated area and to make recommendations for wastewater treatment. The task 
force reviewed significant amount of detail, interviewed various parties, and took testimony at 
numerous public forums concerning the formation of a sewer district. In 1999 the Task Force 
issued a report recommending establishment of a Common Sewer District. 

 
The County Commission appointed a second task force in 2002 to study the type of district to  
be formed, its boundaries, and its mission. After a series of public meetings and work sessions 
the task force issued its recommendations in a July 2003 final report concluding there is a    
need to develop treatment systems in the County, rather than continue the use of septic tanks 
and absorption field systems. After a review of relevant Missouri Revised Statutes, funding 
sources, and public opinion, the Common Sewer District was recommended (with sub-   
districts) as the best way to facilitate development of centralized systems. The report also 
recommended: 

¶ serving the unincorporated area, as well as portions of the Cities of Smithville, Holt, 
Lawson, Excelsior Springs, Prathersville, Mosby, Missouri City, and Kearney; and 

¶ forming sub-districts in the future to serve existing or future developments, and limit 
the sub-districts in areas to include only those properties to be served by a collection / 
treatment system. 

 
The 2003 task force recommended the cost of developing central collection and treatment be 
borne by the individuals served rather than by all residents of the County. It was further 
recommended each of the sub-districts select the collection and treatment methods best 
suited to the individual sub-district and to allow the sub-districts to arrange for their own 
construction, operation, and maintenance, using the authority of the common district to 
finance and administer the sub-districts. The following mission was recommended for the 
common sewer district: 

¶ Provide an umbrella organization for the sub-districts, to provide for orderly 
development of central collection and treatment of wastewater where appropriate; 

¶ Allow sub-districts to fund capital improvements and operation and maintenance 
activities individually; and 

¶ Provide contract operation and maintenance for sub-districts if necessary. 
 

The following steps outline the process to form a common sewer district: 
1. The County Commission petitions the Circuit Court to place a question on a 

forthcoming election to determine if the voters desire formation of a District. 
2. The Circuit Court appoints a Commission to recommend the boundaries of the district 

and administers an oath. 
3. The Commission holds a public hearing to allow property owners within the proposed 

boundaries to comment on the boundaries after publishing the Notice of Hearing five 
times. 



4. The Commission prepares a report with a map for the Circuit Court recommending 
District Boundaries. 

5. The Court accepts the report, discharges the commission, and orders the County 
Commission to place a question on the ballot for a forthcoming election to obtain 
voter approval of the district. 

6. After the voters approve, the Circuit Court issues a decree incorporating the area as a 
Common Sewer District. The County Commission appoints a five-member board of 
trustees. 

 

Small City Municipal Service Capacity Analysis  

The small cities of Clay County were asked about their respective municipal service capacities. 
As water storage capacity can be a measure of service limitation, responses were noted and 
only Kearney, Smithville and Excelsior Springs provide municipal water service and have 
capacity for large fire fighting. These three cities also reported that a significant percentage of 
their water main distribution systems are less than сέ in diameter. The City of Excelsior Springs 
reports that 57% of the main distribution system is less than сέ which leaves it disadvantaged 
for fire fighting. Of these three cities, only Smithville indicates that expansion is planned in the 
next 5 years. 

 
Regarding sewer service, only Mosby and Prathersville do not have a primary wastewater 
treatment facility. Mosby reports that 100% of the city is served by private septic systems. 
Prathersville and Excelsior Springs both report that 15% of their respective cities are on septic 
systems, with all other cities reporting that septic systems are rare. All cities with wastewater 
treatment facilities have the capacity to extend service, and the two cities that do not currently 
have a facility indicate plans to provide the service in the next five years. 

 
The City of Kearney has recently had an annexation plan of intent approved by Clay County for 
50 acres near the Midwest National Air Center. A new lift station will be constructed on the 
annexed land, in addition to expanding the existing treatment plant near the River Meadows 
subdivision. These improvements will expand the capacity of the existing plant to 2 million 
gallons per day, more than double the current capacity. 

 
In 2003, the City of Kearney negotiated with the City of Kansas City Missouri to extend an 18- 
inch waterline to the north along Jesse James Farm Road to Route M-92 to provide a 
guaranteed maximum of 2.9 million gallons per day (MGD). These improvements to the 
existing water supply network and providing new supply connections from the City of Kansas 
City will provide the necessary water supply for the City of Kearney as growth occurs over the 
next 40 years. Following is a summary of the responses returned by the small cities in Clay 

County (Ref. Table 2.2). 
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Table 2.2: Small City Capacity to Serve Growth  

 

 
QUESTIONS ASKED IN 

THE CITIES PLANNING 

SURVEY 
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CAPITAL IMPROVEMENTS PLANNING  

Does your city have a list of 
planned Improvements? 

Yes Yes Yes Yes No No Yes 

Does the list cover 

improvements beyond the next 
year? 

 

No 

 

No 

 

Yes 

 

Yes 

 

No 

 

No 

 

Yes 

WATER PROVISION  

Does your city provide 
municipal water? 

No No Yes Yes No No Yes 

What is the general service 

capacity of your water system? 
N/A N/A 3 mgd 2.5 mgd N/A N/A 5 mgd 

What is the storage capacity of 
your water system? 

N/A N/A 3 mgd 1.1 mgd N/A N/A 7 mgd 

What percentage of the water 

main distribution system is 

less than 6ò in diameter? 

 

N/A 

 

N/A 

 

10% 

 

20% 

 

N/A 

 

N/A 

 

57% 

Are there plans to expand 
capacity in the next 5 years? 

  
No Yes No No No 

SANITARY SEWER PROVISION 

What percentage of your city 

is served by private septic 
systems? 

 

None 
1 

Church 

 

<5% 

 

<2% 

 

100% 

 

15% 

 

15% 

Does your city have primary 
wastewater treatment? 

Yes Yes Yes Yes No No Yes 

Does your city have secondary 

or tertiary wastewater 

treatment? 

 

Yes 

 

Yes 

 

Yes 

  

No 

 

No 

 

Yes 

What is the treatment 
capacity? 

0.4 mgd 79,000 
gpd 

1.25 
mgd 

.75 mgd N/A N/A 2.7 mgd 

What is the average daily 

flow? 

0.25 

mgd 
70,000 

gpd 

 

0.6 mgd 

 

0.5 mgd 

 

N/A 

 

N/A 

 

1.7 mgd 

 

What is the peak flow? 
0.36 

mgd 
70,000 

gpd 

 

10 mgd 
0.66 

mgd 

 

N/A 

 

N/A 

 

9 mgd 

Are there plans to increase 

capacity in the next 5 years? 
No No Yes Yes Yes Yes Yes 

In your estimation, does your 

city have the capacity to serve 

or extend sanitary sewer 

services to new development 

in the next 5 years? 

 

Yes 

 

Yes 

 

Yes 

 

Yes 

 

No 

 

No 

 

Yes 



 
 

Sanitary sewer is the defining utility that most closely dictates where urban development 
occurs. However sanitary sewer services to unincorporated areas of Clay County are not 
extensively available, including the Urban Services Tier areas. Past county plans, including the 
1997 Clay County Comprehensive Plan, recommended forming a common sewer district for 
proper sewage treatment and disposal in urbanizing areas. 

 
Currently residential development in the unincorporated areas utilize private, on-site systems 
or sewage package plants with only a small percentage of land in the unincorporated area 
located within a watershed served by a sanitary sewer system. 

 

Kansas City, Missouri Services  

The Fishing River Treatment Plant serves development along the M-291 corridor in the 
southwest portion of Clay County. The plant is designed to serve 6,500 acres of development, 
4,400 acres of which is within the city limits of Kansas City. Currently, two main interceptors 
serve the basins of the Fishing River, and pump approximately 50,000 gallons per day of 
effluent. The plant has a capacity of 1,000,000 gallons per day, and a third main interceptor is 
being proposed to serve the M-Route-E corridor into unincorporated Clay County to better 
utilize the capacity of the plant. 

 

Public Water District Services  

Clay County is served by a total of 15 water districts, most of which are Clay County public 
water districts. Public water districts from Clinton, Platte, and Ray Counties also serve parts of 
Clay County. The shown water district boundaries are for reference only, and are subject to 
verification and amendment as territory is annexed and served by municipal services (Ref. 

Figure 2-2: Water Districts map) . 
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Figure 2-2: Water Districts Map  












































































































































































































































































































